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Lehi City Planning Commission 

Agenda 

 

January 28, 2016 
 

Notice is hereby given that there will be a Lehi City Planning Commission meeting held January 

28, 2016 at 7:00 PM in the Lehi City Council Chambers, 153 North 100 East, Lehi, Utah.  The 

agenda shall be as follows: 

 

 

1. CALL TO ORDER 

 

2. OPENING OF PUBLIC HEARING ITEMS (Public input and Planning Commission 

action will be taken after the Consent and Regular Agenda items) 

 

3. CONSENT AGENDA 

 

3.1 Approval of minutes from the January 7, 2016 meeting. 

 

3.2 Approval of minutes from the January 14, 2016 meeting. 

 

4. REGULAR AGENDA 

 

4.1 *Edge Land 16 – Requests review and recommendation of a General Plan 

Amendment on approximately 8.9 acres of property located at 2300 West Main 

Street changing the land use designation from C (Commercial) to HDR (High 

Density Residential). (Tabled from the December 10, 2015 meeting) 

 

4.2 *Edge Land 16 – Requests Concept Plan review and recommendation for 

Willow Creek, a 113-unit residential development located at approximately 

2300 West Main Street. (Tabled from the December 10, 2015 meeting) 

 

4.3 *Mark Johnson – Requests Concept Plan review and recommendation of the 

Larsen-Schoonover-Scott subdivision, a 5-lot residential subdivision located at 

1150 North 300 East in an existing R-1-8 zone. 

 

5. PUBLIC HEARINGS 
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5.1 *BLJ Construction – Requests Preliminary Subdivision review and 

recommendation of Rockwell Estates Plat B, a 20-lot residential subdivision 

located at approximately Grey Hawk Drive and Chestnut in an existing Planned 

Community zone. 

 

5.2 Ben Hunter – Requests Site Plan and Conditional Use approval for Fox 

Brothers Office/Warehouse to be located at 459 North 500 West in an existing 

Light Industrial zone. 

 

6. CITY BUSINESS 

 

7. ADJOURN 
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 1 
153 North 100 East 2 

Lehi, UT  84043 3 
(801) 768-7100 4 

 5 
Minutes of the Work Session of the Planning Commission held Thursday, January 7, 2016, at 6 
5:30 p.m. at the Lehi City Administration Building, 153 North 100 East, Lehi, Utah. 7 
 8 
Members Present: Janys Hutchings, Chair  9 
    Kelly Ash, Commissioner 10 
    Donna Barnes, Commissioner 11 

Scott Dean, Commissioner 12 
Mark Hampton, Commissioner  13 
Matt Hemmert, Commissioner 14 
Jared Peterson, Commissioner 15 
Steve Roll, Commissioner 16 
  17 

 18 
Others Present: Kim Struthers, Planning Director, Tippe Morlan, City Planner, Ross Dinsdale, 19 
Engineer, Morgan Cummings, Assistant City Attorney; Teisha Wilson, Deputy Recorder; and 5 20 
citizens. 21 
 22 
1. Election of Chair and Vice Chair for 2016 23 

Chair Hutchings asked for nominations for a Chair for the 2016 year. Commissioner Roll 24 
was nominated. There were no other nominations for Chair.  25 

 26 
Motion:  Commissioner Dean moved to elect Commissioner Roll as Chair for 2016. 27 

Motion was seconded by Commissioner Barnes.  28 
 29 
Motion passed unanimously.  30 
 31 

Chair Roll asked for nominations for the Vice Chair. Commissioner Barnes was nominated 32 
for Vice Chair. There were no other nominations.  33 

  34 
Motion:  Commissioner Dean moved to elect Commissioner Barnes for Vice Chair 35 

for the 2016 year. Motion was seconded by Commissioner Hampton 36 
 37 
Motion passed unanimously.  38 

 39 
2. Review and acceptance of Planning Commission By-Laws.  40 

Chair Roll inquired if anyone had any suggested changes to the By-Laws.  41 
 42 

Motion:  Commissioner Hutchings moved to approve the Planning Commission By-43 
Laws for 2016. Motion was seconded by Commissioner Barnes.  44 

  45 
 Motion passed unanimously.  46 
 47 

3. Discussion and review of amendments to Group Home regulations to keep the code up 48 
to date with state and federal fair housing laws. 49 
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Tippe Morlan, City Planner, distributed a new red line version of the group home regulations. 50 
Ms. Morlan stated that they decided to strike out the definition of elderly persons, because 51 
the Fair Housing Act covers that. She also said that anything greater than 4, or greater than 8 52 
if they qualify for reasonable accommodations with a disability, qualifies as an assisted living 53 
facility.  54 
 55 
Commissioner Hutchings inquired about the table of uses and whether or not this would be in 56 
conflict with other sections of our code if it’s allowed in light industrial.  Ms. Morlan stated 57 
that they could take the group homes out of light industrial.  58 
 59 
Commissioner Barnes inquired if there were any group homes currently in Lehi. Mr. 60 
Struthers stated that he is not aware of any.  61 
 62 
Ms. Morlan informed the Commission that they are making these updates to comply with the 63 
new Federal Housing Act. She said that the biggest issue faced by cities is determining the 64 
number of people allowed in group homes. Her research found that 8 permanent occupants, 65 
or residents, was considered to be effective for group therapy.   66 

 67 
 Commissioner Hemmert inquired how that number benchmarks with other cities in the area.  68 
 Ms. Morlan replied that the cities she looked at used 8, including Alpine City.  69 
 70 
 Kim Struthers, Planning Director stated that this change revolves around non-discrimination. 71 
 72 

There was discussion regarding proper supervision for group homes. Morgan Cummings, 73 
Assistant City Attorney, stated that any issues or complaints with supervision at these homes 74 
would be brought to the City’s Code Enforcement Committee. He said that the Development 75 
Review Committee can also suggest changes to the applicant and if they are not compliant, 76 
then their permit can be taken away.  77 
 78 
There was discussion regarding the light industrial zone, SOBs, and any conflicts that might 79 
arise with group homes being allowing in the light industrial zone. It was determined that 80 
there would be no conflict.  81 
 82 

4. Discussion and review of draft electronic billboard regulations.  83 
Mr. Struthers proceeded to review the changes made to the draft electronic billboard 84 
regulations. He stated that they are only allowing conversions to current billboard signs. He 85 
also reviewed the application process.  86 
 87 
Mr. Struthers stated that they are proposing an overlay zone that would allow minimal impact 88 
to residential areas. Commissioner Dean suggested making a legal description or adding mile 89 
marker posts on the overlay map to better define the area.  90 
 91 
Mr. Cummings suggested changing the verbiage regarding the due process rights if a sign 92 
were found to not be in compliance.  The Commission agreed that this should be considered 93 
in the changes.  94 
 95 
Mr. Struthers stated that the City Council expressed concern with the 8 second interval to 96 
change the digital signs. He said they felt that was too frequent, so they are suggesting a 16 97 
second interval. Chair Roll feels that they should stay with the industry standard of 8 or 10 98 
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seconds. Commissioner Hutchings expressed concern with the terrain over the point of the 99 
mountain and feels like that should be considered when determining the allowed interval 100 
time. Mr. Struthers stated that he has received feedback that the sign changing causes a 101 
distraction. Commissioner Hemmert and Commissioner Barnes agreed with Chair Roll that 102 
the industry standard should be followed with regards to the intervals. Commissioner Dean 103 
felt that there should be more consideration if the city is to allow the intervals at 8 seconds, 104 
then they should get something in return, such as less billboard signs. Mr. Cummings 105 
expressed concerns with an interstate commerce issue when setting limits to the hold time. 106 
Jared Johnson, with YESCO, also expressed concern with arbitrarily setting hold times 107 
against the Federal recommendations.  Wade Budge, with Top Ad Media, said that 108 
implementing longer hold times would create an unnecessary burden of dealing with 109 
different patchwork operations across the state and it would dis-incentivize  the billboard 110 
industry to work with cities in a way that they would like to, which is cooperatively.  111 
Commissioner Peterson agrees with following the Utah State standard of an 8 second hold 112 
time. Commissioner Hutchings expressed concern with the 8 second hold time near the point 113 
of the mountain. She believes it’s a distraction and a hazard, especially with the construction. 114 
Commissioner Ash does not believe the shorter hold time will create a hazard. He believes 115 
that the only reason to extent the hold time would be for the residents’ benefit.  116 
 117 
There was discussion regarding the limits of color within the signs. Mr. Johnson informed the 118 
Commission that the industry follows a design policy that would not allow an all white 119 
background. He said that other solid colors would be required to follow the brightness 120 
standard. Mr. Cummings expressed legal concerns with setting standards for content which 121 
includes color. He said we could focus on brightness rather than color.  122 
 123 
There was discussion regarding 2.h Static Display, and if an image should be complete 124 
within itself, or if the content may be allowed to continue to the next image or message or 125 
other sign. The sign industry representatives that were present did not have any concerns 126 
with the images being complete within themselves.  127 
 128 
Commissioner Dean inquired about the spacing requirement and how this code may prevent 129 
future on-premise signs. There was discussion and concern regarding the unintended 130 
consequence of the spacing requirement that may prohibit on-premise signs. Mr. Budge 131 
stated that they don’t like on-premise spacing to determine off-premise spacing for two 132 
reasons. He said one, being the unintended consequences that are negative and would limit 133 
property owners from placing on-premise signs to advertise their businesses, and two, trying 134 
to limit the off-premise signs based on spacing of on-premise signs can be legally challenged. 135 
There was discussion regarding the on-premise signs that will still be allowed under 48 136 
square feet in size. It was determined to leave the provision as is.  137 
 138 
There was discussion regarding the provision that the manufacture require that the buyer of 139 
the product will stay within the legal 0.3 footcandles requirement. It was determined that this 140 
language will be rewritten because a manufacture can’t ensure that the buyer will follow the 141 
code.  142 

 143 
There was discussion regarding the photometric plan and what that means. Mr. Johnson 144 
suggested making a few changes to this section that would include taking measurements after 145 
the sign is installed as a final sign off on the building permit. He said if it doesn’t meet the 146 
requirements then the sign would be turned off until it does. 147 
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 148 
Nate Seacrest, with Regan Signs, expressed concerns with the Curfew Section regarding the 149 
400 feet requirement. He feels that if the sign is not pointing towards a house then there’s 150 
really no harm being done. There was discussion about adding language that includes that 151 
this would only apply to areas that the signs are “oriented towards”. It was suggested that a 152 
graphic be included to clarify what “oriented towards” means.  153 

 154 
There was discussion regarding future development near the sign and how that may impose a 155 
curfew on an existing signs. Mr. Cummings expressed concerns with allowing the code to 156 
state that a curfew may be imposed on a sign as development occurs, but he felt comfortable 157 
leaving the curfew in for everything that’s currently zoned residential. Mr. Struthers stated 158 
that the city controls the overlay areas, so it may be better to address the concerns that way. 159 
Chair Roll stated that we may include that the signs may be subject to the curfew in the area 160 
of concern. There was discussion regarding conditional use and regulation.  161 
 162 
There was discussion regarding the interior sign angle. Mr. Johnson expressed concerns with 163 
the angle and that is seems arbitrary. Commissioner Hutchings inquired about where the 35 164 
degrees number came from. Mr. Struthers replied that it came from the current on-premise 165 
sign ordinance. There was further discussion regarding the sign angle. It was determined that 166 
Mr. Struthers stated that he could add language that states “unless otherwise approved as part 167 
of a conditional use permit”.  168 
 169 
Mr. Seacrest stated that requiring the sign companies to register with a program to participate 170 
in displaying Amber alert messages may be considered regulating content and therefore 171 
would be unconstitutional. He said that all the sign companies voluntarily participate in the 172 
program.  173 
 174 
Mr. Johnson provided information on how the Amber alert system works. Mr. Cummings 175 
believes that most judges would not find Amber Alert regulations to be unconstitutional. Mr. 176 
Budge believes that is correct. Commissioner Hutchings suggested added that they are 177 
“encouraged” to participate in the Amber Alert system.  178 
 179 
Mr. Struthers stated that the exception is a 2 for 1 square foot by square foot trade if someone 180 
was willing to take down signage, then they would reduce the spacing requirement to 800 181 
feet.   182 
 183 
Mr. Budge stated that he has concerns with the spacing requirements and how it will create a 184 
race to be the first company to file an application with the city. There was discussion 185 
regarding the spacing and overlay requirements and how it will prohibit the conversion of 186 
many of the signs. Mr. Seacrest stated that the strict spacing and overlay requirements creates 187 
a fight amongst the sign companies and often cities get dragged into it. Commissioner Barnes 188 
inquired how the proposed sign ordinance compares to other cities in the state in regards to 189 
the restrictions. Mr. Seacrest replied that Lehi would be imposing one of the highest 190 
restrictions.  Commissioner Hutchings stated that Lehi would be highly impacted by the EDS 191 
signs because there are many residential zones along the I-15 corridor. Mr. Budge sated that 192 
most cities will either impose a spacing requirement or have an overlay zone, but not both. 193 
 194 
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Mr. Dinsdale suggested that because we have an overlay zone, then maybe the spacing 195 
requirement could be less. There was discussion regarding how many signs could be 196 
converted if the spacing requirement was lessoned.  197 
 198 
Commissioner Dean suggested giving the option to sign companies that they may relocate 199 
their signs to ensure proper spacing, and to have less signs, but this may cause more 200 
conversions. Mr. Seacrest said that he could suggest some language to add that may 201 
accommodate that. The Commission agreed to look at that. Chair Roll stated that he would 202 
like to reduce the density of billboards by allowing the signs to be relocated. 203 

 204 
5. Adjournment 205 

With no further business to come before the Planning Commission at this time, 206 
Commissioner Hutchings moved to adjourn the meeting.  Commissioner Barnes seconded the 207 
motion.  The motion passed unanimously.  The meeting adjourned at approximately 8:03 208 
p.m. 209 
 210 
 211 

 212 
 213 
Approved: January 28, 2016    Attest: 214 
 215 
 216 
 217 
____________________________________ ___________________________________ 218 
Steve Roll, Chairman      Teisha Wilson, Deputy City Recorder 219 
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153 North 100 East 

Lehi, UT  84043 
(801) 768-7100 

 
Minutes of the Regular Session of the Planning Commission held Thursday, January 14, 
2016, at 7:00 p.m. at the Lehi City Administration Building, 153 North 100 East, Lehi, Utah. 
 
Members Present: Kelly Ash, Commissioner 
   Donna Barnes, Commissioner 

Scott Dean, Commissioner 
Mark Hampton, Commissioner  
Matt Hemmert, Commissioner 
Jared Peterson, Commissioner 
Steve Roll, Commission Chair 

 
Excused:  Janys Hutchings, Commissioner 
 
Others Present: Kim Struthers, Planning Director, Mike West, City Planner, Ross Dinsdale, 
Engineer, Morgan Cummings, Assistant City Attorney; Teisha Wilson, Deputy Recorder; and 
approximately 20 citizens. 
 

 
1. CALL TO ORDER 
Commission Chair Steve Roll welcomed everyone and noted that all members were present 
expect Janys Hutchings who is excused.  
 
2. OPENING OF PUBLIC HEARING ITEMS 
Items opened for public hearing at approximately 7:00 p.m.  
 
3. CONSENT AGENDA 
 

3.1 Approval of minutes from the December 3, 2015 meeting. 
 

3.2 Approval of minutes from the December 10, 2015 meeting. 
 

Motion:  Commissioner Donna Barnes moved to approve the consent agenda with 
an amendment to the December 10 meeting that the meeting ended at 
12:08 a.m. instead of p.m. The motion was seconded by Commissioner 
Hemmert. 

 
The Motion passed unanimously.  

 
4. REGULAR AGENDA  
 
4.1 PG Property Holdings – Requests Concept Plan review and 

recommendation for Valley Point, a 30-lot residential development located 
at 521 South 300 East in an approved R-1-Flex zone. (Tabled from the 
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December 10, 2015 meeting) 
Mike West, City Planner, informed the Commission about the details of the property. He said 
that the Frontrunner line is located to the south of the property. He stated that there is no PRD or 
PD overlay and the lots meet all the square footage requirements for this zone, and that it’s under 
10 acres. He said that the DRC comments included that an agriculture no climb fence on the east 
side of the property be added, or a letter from that property owner stating that they are okay with 
the existing fence. He said that the DRC also recommended placing a fence on the south side 
adjacent to the rail corridor, and they recommended placing some of the larger lots to the south 
to create more of a buffer from the rail.  
 
David Peterson, with Excel Engineering, was representing the project and was available for 
questions. He stated that they are planning to make the lots a littler larger to the south along the 
rail corridor.  
 
Commissioner Ash inquired about the mink farm to the southwest. Ross Dinsdale, City Engineer, 
stated that the rail corridor separates this development from the mink and that the rail corridor is 
raised in that area. Mr. West stated that it is an active Frontrunner corridor with trains running at 
least every ½ hour. Chair Roll stated that he is not concerned with the impact to the mink farm 
because the rail corridor separates it from this development.  
 

Motion:  Donna Barnes moved to approve with a positive recommendation the 
Concept Plan for Valley Point, a 30-lot residential development located at 
521 South 300 East in an approved R-1-Flex zone; including all DRC 
comments with the finding that it is not injurious to the health, welfare and 
morals of Lehi City. Commissioner Peterson seconded the motion.  

 
The Motion Passed Unanimously. 

 

Mr. West stated that this is a proposed hotel where Lone Peak Trailers was located. He said that 
a concept plan was approved by the Planning Commission on July 9th of last year, and that it is a 
permitted use in the development code. He said that UDOT submitted a potential realignment of 
Thanksgiving Way.  
 
Mr. West stated that the Planning Commission needs to determine if the landscaping buffer 
meets the requirements of the code. He said that a six foot fence is required, but that there is 
already one on site.  
 
Chair Roll asked staff if the applicant has met the requirements of the code. Mr. West stated that 
they needed to make sure that the landscaping buffer is in compliance.  
 
Commissioner Barnes asked if the applicant is required to plant mature trees. Mr. West stated 
that the pines must be at least 6 feet high and the deciduous must have a 2 inch caliber. Mr. 
Struthers stated that larger trees that are planted have a lower survival rate and they may grow 
slower.  
 

4.2 Glacier Investments – Requests Site Plan approval for Holiday Inn Express to 
be located at 3851 Thanksgiving Way in an existing Commercial zone. 
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Commissioner Dean inquired about the buffer requirement. Mr. West stated that the applicant 
appears to meet the required landscaping height, but that the spacing may need to be addressed. 
Commissioner Dean inquired if there is some subjective nature to the requirements that could 
still be discussed.  
 
Commissioner Peterson inquired about when UDOT would determine the exact adjustment to 
Thanksgiving Way. Mr. Dinsdale stated that it depends on the funding, but maybe within a year 
they will know more. He said it’s likely that the road will be realigned and that it is helpful for 
the building to be set further back from the current road, so that it doesn’t interfere with UDOT’s 
potential realignment.  
 
Commissioner Barnes stated that it may help alleviate some of the home owners concerns by 
bringing the building closer to the road.   
 
Bruce Beard, representing the applicant, addressed the Commission and stated that a revised site 
plan was submitted that shows that the gaps in the trees were corrected. He stated that the 
landscaping sizing requirements in the code are optimal and standard.   
 
Mr. Beard explained that if specific standards are met, then the other language in the code is not 
a sufficient basis for denial. He said this complies in every way with the city’s code, and even 
exceeds the requirements in many cases.  
 
Commissioner Dean inquired about the remaining outparcels if the road is realigned. Mr. Beard 
replied that he is not sure what those would be used for at this point. 
 
Mr. Beard stated that they investigated several options to change the orientation of the building, 
and it was not possible.  
 
Chair Roll stated that if this item meets the code, then it needs to be approved. He said that they 
can’t speculate on things that do not pertain to the issue.  
 
Commissioner Dean presented some options that he believes would help alleviate some of the 
privacy issues, one of which included a possible retaining wall.  
 
Mr. Beard expressed concerns with the retaining wall. He stated that the applicant will do 
everything they can within reason to alleviate concerns.  
 
Chair Roll believes that the Commission is constrained by the code to approve this item. He said 
that according to code, with an approval of a site plan, the Commission may forward an item to 
the Council if the Commission believes that it may have a significant impact on the community. 
He said that because of this, he believes it is best to send this item to the City Council for a 
public hearing and for their final say on the issue. He feels that this is the best way to balance the 
concerns of the public with the rights of the applicant.  
 

Motion: Commissioner Hemmert moved to grant final approve of the site plan for 
the Holiday Inn Express to be located at 3851 Thanksgiving Way in an 
existing Commercial zone; including all DRC comments; based on the 
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finding of fact that this conforms with the code; and apply section 11.25.0 
of the code in that the Commission would like the City Council to review 
this item for final approval; also, included in the packet to the Council 
would be the letters from residents and Commissioner Dean’s suggestions. 
Commissioner Dean seconded the motion.  

 
Motion passed, with 2 opposing from Commissioner Peterson and Commissioner Barnes.  

 
 
4.3 Andrew Bybee – Requests Site Plan approval for TSTAT Building 5 located at 

approximately Ashton Boulevard and Triumph Boulevard in an existing Resort 
Community zone. 

Mr. West stated that this this received concept plan approval for the overall development, and 
that this is the 4th building out of 5 to go through the approval process. He said that this building 
will mirror building number 4 which is currently under construction. He said that it does meet 
the code for pedestrian access. He said that the bicycle parking will be located in the parking 
structure.   
 
Commissioner Barnes inquired about the comment from Glad Kirkham regarding the power 
source and how it’s unable to service the project. Mr. West stated that any new development will 
not have power access, so the developer will lay conduit and bond for it and make improvements 
to the power design. He said they work closely with the Power Department to accomplish this. 
He said that a power substation will not be needed. Mr. Dinsdale stated that the Power 
Department is working on a project now that will increase capacity in the Thanksgiving Point 
area.   Mr. Struthers stated that before a building permit is issued, all of the DRC redline 
comments would have to be signed off. He said that the project will not move forward until the 
Power Department is satisfied with providing power to the project. 
 
Andrew Bybee, the applicant, was present and available to answer questions.  
 
 

Motion:  Commissioner Barnes moved to grant final approval of the Site Plan for 
TSTAT Building 5 located at approximately Ashton Boulevard and 
Triumph Boulevard in an existing Resort Community zone; and to include 
all DRC comments; with the finding that this will not be injurious to the 
health safety or welfare of Lehi. Commissioner Peterson seconded the 
motion.   

 
Motion passed unanimously.  

 
 
4.4 Leland Murray – Requests approval of a Concept Plan for RV Country located 

at 966 State Street in an existing Mixed Use zone. 
Mr. West stated that this was approved as a temporary use almost 1 year ago, so the RV 
businesses is currently in operation, but they need to have a concept plan and site plan approved 
if they want to continue to operate. He also stated that the DRC did comment that any storage 
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would need to be stored behind a fence and that improvements would need to be made along 
State Street.  
 
Commissioner Barnes inquired as to why they have been allowed to operate already. Mr. West 
stated that it was because they had temporary approval.  
 
David Peterson was present and representing the applicant. He said that they have met with 
UDOT and they are okay with what they are proposing as well.  
 

Motion:  Commissioner Peterson moved to grant final approval of the Concept Plan 
for RV Country located at 966 State Street in an existing Mixed Use zone; 
including all the DRC comments; with the finding that it is consistent with 
the Development Code and conforms to the General Plan. Commissioner 
Ash seconded. 

 
Motion passed unanimously.  

 
5. PUBLIC HEARINGS 
 
5.1 Fieldstone Homes – Requests Preliminary Subdivision review and 

recommendation for Hidden Canyon, a 380-lot residential subdivision 
located at approximately 3940 North Traverse Mountain Blvd in a Planned 
Community zone. 

Mr. West stated that the Council sent this item back to the Planning Commission for further 
discussion because it went to the Council without a recommendation. He said they sent it back to 
the Planning Commission to further review the traffic, snow removal, and phasing of the project. 
He also said that the Council’s motion included that the Planning Commission stay within their 
purview when reviewing an item for recommendation. Mr. West stated that the applicant is 
reducing the number of units. Commissioner Barnes inquired as to how many. Mr. West stated 
that it was reduced by 63 units and that the lot sizes do meet the requirements of the zone. He 
also said that an updated traffic study was included in the packet. Mr. West also stated that the 
applicant may need to ask for some exceptions for the town homes that are against the hillside, 
but that would happen on the final plat.  
 
Commissioner Barnes expressed concern for the water service to the area based on a DRC 
comment. Mr. Dinsdale stated that two new wells were drilled and one will be equipped to 
augment the water in the area that will help address this. Mr. Dinsdale stated that there are two 
reservoirs in this area and there will be another one built. Mr. West stated that the development 
will be done in phases and as each plat is approved, the city will ensure that services can be met. 
Commissioner Barnes expressed concerns with water runoff. Mr. Dinsdale stated that they try to 
mitigate that as much as they can on the final plat. Mr. Dinsdale stated that the applicant meets 
the requirements of the area plan. 
 
Commissioner Peterson inquired about the one entrance point. Mr. West stated that there is still 
just the one egress. Mr. Dinsdale stated that with the original area plan there was a second 
access, but the developer agreed to less density, from 1000 units to 500, in exchange the city 
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allowed just the one access on the area plan. He said that the developer is mitigating this concern 
with the 4 lanes road.  
 
Jason Harris, with Fieldstone Homes, was present and available for questions. He said that the 
town homes will be part of an HOA that removes the snow.  
 
Chair Roll expressed concern with the safety aspect of a single access. Mr. Harris stated that 
traffic studies were completed and used to address the concerns and were mitigated by the road 
structures being built.  
 
Mr. Harris showed an additional study that was done of the traffic flow that shows trigger points 
that may indicate the need for new traffic improvements. He said it was determined that the 
intersection by the school will need to be reevaluated for additional improvements when they are 
at 180 units within the project. It was suggested that a traffic signal may need to be added at that 
point.  
 
Commissioner Dean inquired about the snow removal storage capacity within the HOA. Mr. 
Harris replied that they have enough room for snow removal.  
 
Commissioner Barnes inquired about the water supply. Mr. Powell informed the Commission 
about ongoing and future water projects that would supply the area. He said that water service is 
not a concern.  
 
Chair Roll closed the Public Hearing at 8:45 p.m.   
 

Motion:  Commissioner Peterson moved to recommend for approval to the Council 
the Preliminary Subdivision for Hidden Canyon, a 380-lot residential 
subdivision located at approximately 3940 North Traverse Mountain Blvd 
in a Planned Community Zone; including all DRC comments; finding that 
the proposed does meet the requirements of the development code and 
conforms with the area plan; and note that the density was reduced and 
that it appears the traffic and transportation concerns will be addressed as 
development takes place in the area. Commissioner Hemmert seconded 
the motion.  

 
Motion passed with one opposing vote from Commissioner Barnes.   

  
 
5.2 Joel Petersen – Requests Site Plan and Conditional Use approval for Petersen 

Painting to be located in an existing building at 1550 North Trinnaman Lane in 
an existing Mixed Use zone. 

Mr. West stated that there are no proposed changes to the site, and that all the work is done off 
site. He says that their employees are required to car pool or park at the park and ride and come 
on site. He said that the DRC stated that they needed to provide additional parking information 
and that their overflow parking be located behind the gate and not visible from Trinnaman Lane. 
Mr. Struthers stated that they are trying to bring them into compliance.  
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Joel Petersen, the applicant, was present and available for questions.  
 
Chair Roll closed the Public Hearing on this item at 8:50 p.m.  
 

Motion:  Commissioner Barnes moved to approve the Site Plan and Conditional 
Use for Petersen Painting to be located in an existing building at 1550 
North Trinnaman Lane in an existing Mixed Use zone; including all DRC 
comments; with the finding that this conforms with the Code; and it is not 
injurious to the health safety and general welfare of the city. 
Commissioner Dean seconded the motion.  

 
The Motion passed unanimously.  

 
5.3 Jim Yates – Requests Site Plan and Conditional Use approval for Cinco 

Equipment Sales & Repairs to be located at 2322 West Main Street in an existing 
Commercial zone. 

Mr. West stated that the applicant would like to use the existing shop as part of their business. He 
said that the building has been modified since the existing home was torn down, and there are 
homes in the area that are currently under construction. He said that the DRC commented that 
any storage of materials or equipment would need to be stored behind a fence, and that the DRC 
also required that they meet the buffer requirements for the landscaping. 
 
Commissioner Peterson inquired if they had seen this item before. Mr. West replied that they 
saw a plan for a new building on the corner, but that the applicant has decided to use the current 
building instead.    
 
Tony Trane, representing the applicant, was available for questions.  
 
Commissioner Hemmert inquired about the normal business hours and what that means. Mr. 
Trane stated that it’s standard hours, from 8 a.m.-6 p.m.  
 
Commissioner Barnes inquired about the previously proposed new building and if that would be 
constructed. Mr. Trane replied that it would not be constructed at this time.  
 
Commissioner Peterson inquired how wide the driveway would be. Mr. Trane stated that it 
would be 30 feet.  
 
Commissioner Barnes inquired about the storage for equipment repairs. Mr. Trane stated that the 
equipment will be stored behind a fence.  
 
Commissioner Peterson inquired about the gravel on the south side of the fence. Mr. Trane stated 
that that would be for future phases. He also said if the applicant wishes to display anything on 
the gravel, then it would need to be paved outside of the fence.  
 
Chair Roll asked for any public comment.  
 

-12-

#3.2



 

 
Lehi City Planning Commission 8 January 14, 2016 

Todd Evans, a resident, stated that he is also speaking for Jerry Larsen, who was unable to 
attend. He is concerned that there is no curb, gutter and sidewalk. He also said that there is no 
retention ponds, no fencing to separate, and no landscaping. He also expressed concern that if the 
conditional use is approved without these requirements, then they won’t get done. Commissioner 
Roll stated that the applicant must make improvements as a condition for them for them to do 
business. Mr. Evans stated that they have already been doing business and that equipment is 
being dropped off at all hours, including 1:00 a.m. He is concerned with the noise from brining 
in the heavy equipment. He is also concerned with an entrance from Main Street. He said it’s an 
eyesore with equipment and weeds. He also expressed concern with the fireworks business and 
the litter that comes from it. He said that the dust is kicked up from the heavy equipment. He said 
that all these things should be done before he is allowed to do work and that no deliveries should 
be made after hours.  
 
Chair Roll closed the public hearing at 9:01 p.m.  
 
Commissioner Dean asked if the applicant can respond. Chair Roll agreed.  
 
Mr. Trane stated that the some of the items such as landscaping will be installed in the spring and 
that the goal is to take care of these clean up items.  
 
Commissioner Dean inquired about the night time deliveries.  
 
Aaron Thorton, representing the applicant, stated that he is not aware of any night time delivers 
taking place.  
 
Commissioner Peterson inquired about the landscaping. Mr. West stated that the applicant would 
need a full landscaping plan before they can move forward and that it would need to be bonded 
for.  Mr. West also stated that the Commission can impose reasonable conditions on the site 
including hours of operation.   
 

Motion:  Commissioner Ash moved to grant final approval of the Site Plan and 
Conditional Use for Cinco Equipment Sales & Repairs to be located at 
2322 West Main Street in an existing Commercial zone; including all 
DRC comments; and limit the hours of operation to take place only 
between 7:00 a.m. – 8:00 p.m.; with the findings that it does not affect the 
health, safety and general welfare of the city; Commissioner Barnes 
seconded the motion.  

 
Commissioner Hemmert asked to include that no machinery will be dropped off or 
picked up after those hours of operation.  

 
Amended Motion: Commissioner Ash included Commissioner Hemmerts comments in 

his motion. The amendment was seconded by Commissioner Barnes.  
 
The Motion passed unanimously.  
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5.4 Central Bank – Requests Preliminary Subdivision review and recommendation 

for the Central Bank Subdivision, a 2-lot commercial subdivision located at 
approximately 500 West SR-92 in an existing Planned Community zone. 

Commissioner Peterson stated that he has since left the employment of Central Bank, so he no 
longer has a conflict.  
 
Mr. West informed the Commission about this application. He stated that this would extend the 
Sunrise Way road.  
 
Mark Packard, representing Central Bank, was present and available to answer questions. 
Commissioner Dean inquired if they are still moving forward with the same architecture as 
previously discussed and which lot would the bank be located on. Mr. Packard replied that the 
architecture is the same and that they are looking to place the bank on the east lot or corner 
parcel.    
 
The Public Hearing on this item closed at 9:13 p.m.   
 

Motion:  Commissioner Hampton moved to recommend approval to the City 
Council for the Central Bank Subdivision, a 2-lot commercial subdivision 
located at approximately 500 West SR-92 in an existing Planned 
Community zone; and to include all DRC comments and that it’s not 
detrimental to the health, welfare, and safety of Lehi Citizens.  
Commissioner Dean seconded the motion.  

 
Commissioner Peterson asked that the motion be amended to include that it does meet the 
requirements of the development code.  

 
Amended Motion: Commissioner Hampton moved to add that the applicant meets the 

requirements of the development code. Commissioner Dean 
seconded the amended motion.  

 
The motion passed unanimously.   

 
 
5.5 Vic Hansen - Requests Subdivision approval of RT & RH Subdivision, a 2-lot 

subdivision with an existing home located at 1311 North 300 West in an existing 
Mixed Use zone. 

Mr. West informed the Commission that this property is just north of State Street and that they 
meet the requirements of the code.  
 
Commissioner Dean inquired if this property had curb and sidewalk. Mr. West explained that it 
does. He said that there is a home and a business located on this project and they would like to 
split the property into two parcels with the home on one and the business on the other. 
 
Vic Hansen, representing the applicant, was present and available to answer questions.  
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Chair Roll closed the public hearing at 9:17 p.m.   
 

Motion:  Commissioner Barnes moved to approve the Subdivision of RT & RH 
Subdivision, a 2-lot subdivision with an existing home located at 1311 
North 300 West in an existing Mixed Use zone; including all DRC 
comments; with the finding that it conforms with the existing land use 
requirements; and that it is not injurious to the health, safety and welfare 
of the public. Commissioner Peterson seconded the motion.  

 
Motion passed unanimously.   

 
 
5.6 Matt Robinson – Requests Preliminary Subdivision review and recommendation 

for Indian Springs, a 23-lot residential development located at 826 North 1700 
West in an existing R-1-22 zone. 

Mr. West stated that there is no PRD or PD overlay and that there was a concept plan approved. 
He said there is an existing home onsite. He also said that the applicant received a 4 lot density 
bonus for improving 1700 west, the waste ditch, and trail. He said that DRC recommended that 
they show the trail on the final plat, and that 20% of the detention basin should be xeriscape.  
 
Matt Robinson and Tim Alders, with Handcrafted Homes, were present and available for 
questions.  
 
The public hearing for this item closed at 9:22 p.m.  
  

Motion:  Commissioner Peterson moved to recommend approval to the Council for 
the Preliminary Subdivision for Indian Springs, a 23-lot residential 
development located at 826 North 1700 West in an existing R-1-22 zone; 
and include the DRC comments; with the finding that they meet the 
requirements of the development code and that it is not detrimental or 
injurious to the safety, and welfare of the citizens; and that they made the 
recommended changes from the concept plan to straighten the road.  
Commissioner Barnes seconded the motion.  

 
 Motion passed unanimously.  
 
5.7 Gauge Development – Requests Preliminary Subdivision review and 

recommendation for Quail Crossing, a 5-lot residential development 
located at 1720 West 300 North in an approved R-1-22 zone. 

Mr. West explained that this is a 5 lot subdivision with final plat being allowed to run 
concurrently on this. He said that improvements are being made to 1700 west, so there is an 
agreement with Lehi City and the developer to allow the developer some design considerations. 
He said that an agricultural no climb fence or letter from adjoining property owners would be 
required.  
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Commissioner Peterson inquired about the detention basin that would be part of the yard. Mr. 
West stated that they do allow that for smaller detention basins, and that the property can’t make 
design modifications to it without approval from the City.  
 
Commissioner Barnes inquired about the CC&Rs on the property. Mr. West stated that the city 
does not enforce the CC&Rs and that it may not be part of a PUD.  
 
Coby Wilson, with Gauge Development, was present and available to answer questions. Mr. 
Wilson stated that pursuant to the agreement that states that design considerations may be given 
for this subdivision, he requested that lot 105 be given a variance to reduce the rear yard setback 
to 25 feet instead of 30 feet. 
 
Mr. Struthers stated that his staff is comfortable allowing this variance and that they have done 
this before when considering design standards as part of an agreement with the city. Mr. Wilson 
apologized that this was not addressed earlier, but that he recently had a situation arise where this 
became an issue.  
 
The public hearing on this item closed at 9:31 p.m. 
 

Motion:  Commissioner Hemmert moved to recommend approval to the Council for 
the Preliminary Subdivision for Quail Crossing, a 5-lot residential 
development located at 1720 West 300 North in an approved R-1-22 zone; 
and to include an additional rear yard setback variance on lot 105 to 25 
feet; and include DRC redline comments; and include as a finding of fact 
that the proposed subdivision meets the Lehi City Development Code; and 
that it’s not detrimental to the public health, safety, welfare of Lehi City. 
The motion was seconded by Commissioner Peterson.   

 
 The Motion passed unanimously.  
 
 
Commissioner Dean asked if the Chair would entertain a recess. Chair Roll said he would 
entertain a motion for a recess.  
 

Motion:  Commissioner Dean moved that the Commission recess for 5 minutes. 
The Motion was seconded by Commissioner Hemmert.  

 
The motion passed unanimously.  

 
The Planning Commission recessed for a break at 9:33 p.m.  
The meeting reconvened at approximately 9:41 p.m.  
 
5.8 Lehi City – Requests review and recommendation of Development Code 

amendments to Chapters 5, 12, 37, and 39 regarding Group Home regulations. 
Mr. West stated that a couple of changes were made since the work session. He said they added 
back in the juvenile group facilities as a conditional use in light industrial. 
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Commissioner Barnes inquired about what motivated this review. Mr. Struthers replied that there 
was some confusion from residents during the Beehive Homes application as to the definition of 
group homes versus assisted living. He said that this would help to clarify the difference. He also 
said that the Federal Fair Housing Act has also changed, so they are just trying to bring the 
City’s code into compliance.   
 
The public hearing for this item closed at 9:44 p.m.  
 

Motion:  Commissioner Peterson moved to recommend approval of the 
Development Code amendments to Chapters 5, 12, 37, and 39 regarding 
Group Home regulations; including all the comments and the finding that 
the proposed amendment to the Development Code is not detrimental to 
the public health safety and welfare of the city and that it is in compliance 
with the purpose, intent and provisions of the general plan in various 
elements. Commissioner Hemmert seconded the motion.  

 
The motion passed unanimously.   

 

Mr. West stated that this item was reviewed in the Planning Commission Work Session. He said 
that they made changes including reducing the spacing requirement from one quarter mile to 
1000 feet, the 16 second transition time was changed to 8, and diagrams were added for 
clarification.  
 
Nate Seacrest, representing Reagan Signs, believes that they are close to an ordinance that would 
be workable for their industry. He suggested adding in the ordinance that a sign may be taken 
down and then that company would have a credit with the city to re-erect a new sign in an 
appropriate location in the future. He said that this would help reduce the density of signs in 
some places, and that this concept is used in Salt Lake City and Ogden.  
 
Mr. Cummings expressed concerns with allowing a credit system or banking system, and what 
may happen if those credits cannot be used.  
 
Commissioner Peterson inquired as to when a billboard would even need to be taken down. Mr. 
Seacrest replied that if the freeway is widened or the road changes, then that would be a taking 
by UDOT and they would need to find a new location.  
 
Commissioner Dean inquired about how they would be able to rectify a sign if UDOT had to 
have it taken down for new construction. Mr. Seacrest replied that State law states that the sign 
has the rights to be re-erected in a new location within 1 mile.  
 
Guy Larsen, with Regan Advertising, stated that the sign relocation works well when there is a 
circumstance where the sign would be a better fit somewhere else along the corridor. He stated 
that it allows signs to be moved for development.   
 
Chair Roll liked the idea of some flexibility to move the signs.  

5.9 Lehi City – Requests review and recommendation of a Development Code 
amendment to Chapter 23 regarding electronic billboards. 
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Mr. West stated that if the council wanted to include the credit system as part of the ordinance 
then he would suggest adding that a sign can only be relocated along the I15 corridor.  
 
Commissioner Peterson inquired as to when sign conversions will take place. Mr. Seacrest stated 
that it will take some time to convert the signs.  
 
Wade Budge, with Top Ad Media, informed the Commission that he proposed 7 
recommendations that could be added to the ordinance as it stand. He stated that in one of those 
suggestions, there was a figure inserted what shows a back to back sign with a radius around it. 
He suggested that they keep that, but show the double sided sign with b., so that they can get a 
sense of where an overlap would occur, and add a second figure, 1.b, a single sign so that they 
can see the full 180 degrees more clearly. Mr. Budge stated that he hopes the Commission will 
consider his proposal as part of the motion.  
 
The public hearing on this item closed at 10:06 p.m.  
 
Mr. Cummings expressed concern in regards to the credits given if a sign were taken down. His 
concern is that they could potentially reach a situation where credits are banked, signs are 
converted in the meantime, and then a certain sign owner may have credits, but is unable to use 
them. He is concerned that the city may be sued for a taking in that case. 
 
Mr. Struthers believes that the City may end up with fewer signs overall if the commission 
chooses not to include the credits or banking policy in the ordinance.  
 

Motion: Commissioner Hemmert moved to recommend approval to the City 
Council of the Development Code amendment to Chapter 23 regarding 
electronic billboards; as drafted and written by Lehi City staff. The motion 
was seconded my Commissioner Peterson 

 
Commissioner Peterson asked that the motion be amended to include the additional figures for 
single faced and double faced, as proposed by the industry, for clarification; and to add that the 
45 degree angle be measured from the freeway and not from the interior angle.  
 

Amended Motion:  Commissioner Hemmert amended the motion as suggested by 
Commissioner Peterson. Commissioner Peterson seconded the 
amendment.  

 
 Motion passed, with one opposed from Commissioner Dean.  
 
 
6. CITY BUSINESS 
There was discussion regarding the Planning Commission’s role and when they should approve 
certain items based on those items meeting the requirements set forth in the development code.  
 
7. ADJOURN 
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With no further business to come before the Commission at this time, Commissioner Peterson 
moved to adjourn the meeting. Commissioner Hemmert seconded the motion. The motion passed 
unanimously.  
 
The meeting adjourned at approximately 10:40 p.m.  
 
 
 
 
 
 
 
_____________________________________        _____________________________________ 
Commission Chair, Steve Roll   Deputy Recorder, Teisha Wilson  
 
 
 
Minutes were approved on January 28, 2016 
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Edge Land General Plan Amendment and Concept 

Planning Commission Report 

Applicant: Edge Land 16 (Steve Maddox and Curtis Leavitt) 

Requested Action/Purpose: Review and recommendation for 

A) an amendment to the General Plan  

B) a proposed concept for a residential development 

Location: Northeast corner of Main Street and 2300 West 

Acreage: 8.9 acres 

Existing Zoning: A-5 

Existing General Plan Land Use Designation: Commercial 

Proposed Land Use Designation: Commercial/HDR 

Existing Land Use: Undeveloped 

Surrounding Zoning/GP/ Land Use: North A-5 PF Willow Creek Jr. High 
South PC PC Gray’s Farm 

East Utah County MDR Res/Ag 
West Commercial C Vacant (approved Cinco site) 

Date of Last DRC Review: General Plan Amendment:  November 10, 2015 

Concept: December 2, 2015 

Required Action 

Planning Commission: Review and recommendation 

City Council: Final approval 

 
APPLICABLE DEVELOPMENT CODE REGULATIONS 
Section 04.060 Criteria for Approval 
The Planning Commission should consider the following factors, among others, when reviewing a General Plan amend-
ment: 
1. The effect of the proposed amendment on the character of the surrounding area; 
2. Consistency with the goals and policies of the General Plan; 
3. Consistency and compatibility of the proposed zone with the General Plan land uses of nearby and adjoining proper-

ties; 
4. The suitability of the properties for the uses requested and their suitability for the existing uses identified by the Gen-

eral Plan; 
5. Whether a change in the uses allowed for the affected properties will unduly affect the uses, or proposed uses for near-

by and adjoining properties; 
6. The gain to the public health, safety, and welfare from the existing classification to the proposed amendment; and 
7. The overall community benefit of the proposed amendment. 
 
Section 11.010.  Concept Plan – Applicability: 
The Concept Plan gives the applicant, staff, Planning Commission and City Council an opportunity to discuss the 
project in the conceptual stage.  The applicant can use the Concept Plan meeting to receive direction on project 
layout as well as discuss the procedure for approval, the specifications and requirements that may be required 
for layout of streets, drainage, water, sewerage, fire protection, and similar matters prior to the preparation of a 
more detailed preliminary subdivision plat. 
 
APPLICABLE GENERAL PLAN LAND USE DESIGNATIONS 
 
Commercial (C)  
 
The Commercial land use classification is intended to provide controlled and compatible locations for retail, office and 
business/commercial activities, to enhance employment opportunities, to encourage the efficient use of land, to enhance 
property values and City tax base, and to insure high quality design and function of commercial areas. The Commercial 
classification may typically include retail sales and services, offices and institutional uses.  
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High Density Residential (HDR) 
 
The High Density Residential (HDR) classification provides opportunities for the development of higher density residential 
uses, including single family detached and attached residential units, apartments, condominiums and townhouses with an 
overall density not to exceed 12 dwelling units per acre. The applicable Zoning District classification for HDR is R-3. 
 
HISTORY 
February 10, 1999 – The Lehi West Crossroads Annexation was recorded which included the subject property. 
December 10, 2015 – The Planning Commission reviewed this General Plan amendment and concept plan for Lehi Gate-
way where it was tabled. The Planning Commission made the following motion: 
 

Scott Dean moved to table Edge Land 16’s request for a General Plan Amendment on approximately 8.9 acres of 
property located at 2300 West Main Street changing the land use designation from Commercial to High Density Resi-
dential for the purposes of allowing the builder who has presented a reasonable and interesting and good plan to be 
worked out with the City relative to the sewer issues to the point where we hopefully could have a future meeting on 
this point with the consensus between the developer and the City as to a resolution of these issues if at all possible. 
Second by Kelly Ash. Motion carried 5-2 with Jared Peterson and Donna Barnes opposed.  

 
ANALYSIS 
 
General Plan Amendment: 
 
The applicant is requesting to amend the General Plan land use designation from Commercial to High Density Residential.  
Currently, the entire parcel is designed as Commercial on the General Plan; however the applicant would like to change the 
majority to HDR, leaving an approximately 1.6 acre commercial pad at the intersection.  Doug Meldrum, Economic De-
velopment Director for Lehi City, ran a market analysis for this property to determine whether or not this corner was viable 
for commercial development.  It was determined that the corner is viable for retail and/or service type commercial, but that 
type of commercial is not viable for the entire parcel.  That report is attached to the Commission’s packet. 
 
The applicant has filed a concept concurrent with the General Plan amendment to show how potential development could 
occur if the amendment is approved.  A zone change and water dedication will be required prior to any development ap-
provals. 
 
Concept: 
 
The applicant is requesting review and recommendation for a proposed concept to show the type of development that could 
occur if the General Plan Amendment is approved.  The proposed concept shows an approximately 1.6 acre commercial 
pad with a 20,000 square foot commercial building and an approximately 8.3 acre pad to be development into 60 stacked 
units and 49 townhome units.  The proposed development is brought to the corner of Main Street and 2300 West to create a 
streetwall with parking in the rear.  Gabion baskets with planters and pavers will be added along Main Street to create an 
urban feel, similar to the new Main Street improvements in the historic downtown area.  Also, as per the DRC review, Staff 
recommends using brick as the primary building material on the condos and commercial building along Main Street to 
achieve a more “urban” feel to the project. 
 
RECOMMENDATIONS/POSSIBLE ACTIONS 
 
General Plan amendment: 
 
The Planning Commission may recommend that the City Council approve or deny the General Plan Amendment, or may 
recommend another General Plan Land Use designation.  Please remember to include findings as a part of the motion. 
 
Concept: 
 
The Planning Commission may recommend approval, approval with conditions, or denial of the concept plan.  Please re-
member to include findings as a part of the motion.  The Planning Commission may also advise the applicant of specific 
changes or additions, if any that would be required in the layout as a prerequisite to the approval of the site plan. 
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FINDINGS 
 
General Plan Amendment: 
 
The Lehi City Development Code does not identify specific findings that must be made by the Planning Commission on a 
recommendation of a General Plan amendment.  Although no specific findings are identified by the Development Code, 
staff has prepared the following findings that may be considered as part of the motion: 

1. The proposed amendment to the Lehi City General Plan is/is not detrimental to the public health, safety, and wel-
fare of Lehi City. 

2. The proposed General Plan amendment is/is not in conformance with the purposes, intent, and provisions of the 
General Plan and its various elements. 

3. The proposed General Plan amendment is/is not consistent with the land uses and zoning of nearby and adjoining 
properties. 

4. The proposed General Plan amendment will/will not have a substantial adverse effect on surrounding property. 
5. The affected site is/is not physically suitable in terms of design, location, shape, size, operating characteristics, and 

the provision of public services to accommodate any potential future uses, including all landscaping, loading areas, 
open spaces, parking areas, setbacks, buffering/screening, walls, fences, yards, and other required features. 

6. Additional findings based upon information presented during the public hearing. 
 
Concept: 
 
The Development Code does not identify specific findings that must be considered when approving a concept; however the 
Planning Commission may wish to include the following findings in the motion: 

1. The proposed Concept is consistent with the Lehi City Development Code 
2. The proposed Concept conforms to the goals and policies of the General Plan. 

3. The proposed Concept does not affect the health, safety, welfare, and morals of the City. 
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Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
 

1 of 2 

Edge Land General Plan Amendment 
DRC Redline Comments 

 
Edge Land – Requests review of a General Plan Amendment on approximately 8.9 acres of property located at 2300 West 
Main Street from a Commercial to an HDR Land Use Designation. 
 
DRC Members Present: Woody Berry, Kerry Evans, Lee Barnes, Christie Hutchings, Lynn Jorgenson, Mike Howell, Ross 

Dinsdale, Craig Barratt, Todd Munger 
Representatives of the Applicant Present: Steve Maddox and Jaran Nicholls 
Date of Plans Reviewed: 11/5/15 
Time Start: 9:50 AM 
Time End: 10:15 AM 
 
DRC COMMENTS: 
Consistency with the elements of the Lehi City General Plan. 
The only General Plan Element affected by the proposed amendment is the Land Use Element. 
 
Effect of the proposed amendment on the existing goals, objectives, and policies of the Lehi City General Plan. 
 
Commercial (C)  
The Commercial land use classification is intended to provide controlled and compatible locations for retail, office and 
business/commercial activities, to enhance employment opportunities, to encourage the efficient use of land, to enhance 
property values and City tax base, and to insure high quality design and function of commercial areas. The Commercial 
classification may typically include retail sales and services, offices and institutional uses.  
 
High Density Residential (HDR) 
 
The High Density Residential (HDR) classification provides opportunities for the development of higher density residential 
uses, including single family detached and attached residential units, apartments, condominiums and townhouses with an 
overall density not to exceed 12 dwelling units per acre. The applicable Zoning District classification for HDR is R-3. 
 
1. This property is one of few remaining commercial areas in west Lehi.  One of the goals of the General Plan is to 
“encourage multiple scales of commercial development to serve the needs of the region, the community, and individual 
neighborhoods”.  Under this goal there is a section that specifically speaks to this area of west Main Street (Best Practice 
1.5).  It states the following: 
 

Best Practice 1.5:  Develop West Main Street and create opportunities for neighborhood-scale commercial nodes 
This section of Main Street, between 500 West and the City limit, is not discussed much in former City Plans, which 
mostly concentrate on the stretch east of 500 West. However it plays an important role as it serves as a transition zone 
from the historic and rather urban portion of Main Street to the more agricultural and rural area. That stretch of the 
corridor also serves as a western gateway into the core of the City.  
 
Development for this section of Main Street needs to be strategic to ensure that existing neighborhoods, open space, 
public facilities and agricultural lands are not completely destroyed or jeopardized by new developments. Strategies for 
developing that section of the Main Street corridor may include the following: 
 
 Update zoning codes and standards to allow for the inclusion of compatible land uses along the corridor. 
a) Identify commercial and neighborhood commercial nodes to serve residents along the corridor as well as others in 

the City. This will ensure that development and intensity of activity is concentrated and not spread throughout the 
whole area. 

b) Conduct a study, and develop design guidelines for commercial and residential units for this stretch of Main Street 
to ensure that new developments are of a standard that strengthens the identity of Main Street while preserving 
existing neighborhoods and land uses. Guidelines may include: building height, setbacks, densities, color schemes, 
signage, landscaping, etc.  
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Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
 

2 of 2 

c) Require a PUD for residential development in this area and ensure that developments address Main Street with 
adequate landscaping.    

d) Consider providing incentives for developers who may be interested in developing along the corridor. 
e) The City should also consider the creation of a western gateway feature close to the intersection of Main Street and 

2300 West. 
 
2. If high density is to be approved at this location, it should be well planned, and integrated with the commercial use on 

the corner, and possibly include a mixed use component in order to create a “gateway feature” as noted in Best Practice 
1.5. 

3. Coordinate with Planning Staff to look at alternatives to the basic change from Commercial to HDR that is being 
requested. 

 
GENERAL DRC COMMENTS 

 The utilities will need to be reevaluated to determine if there is capacity for higher demand on the system. 
 

THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION DECEMBER 10, 2015 
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Edge Land General Plan Amendment and Concept 

Planning Commission Report 

Applicant: Edge Land 16 (Steve Maddox and Curtis Leavitt) 

Requested Action/Purpose: Review and recommendation for 

A) an amendment to the General Plan  

B) a proposed concept for a residential development 

Location: Northeast corner of Main Street and 2300 West 

Acreage: 8.9 acres 

Existing Zoning: A-5 

Existing General Plan Land Use Designation: Commercial 

Proposed Land Use Designation: Commercial/HDR 

Existing Land Use: Undeveloped 

Surrounding Zoning/GP/ Land Use: North A-5 PF Willow Creek Jr. High 
South PC PC Gray’s Farm 

East Utah County MDR Res/Ag 
West Commercial C Vacant (approved Cinco site) 

Date of Last DRC Review: General Plan Amendment:  November 10, 2015 

Concept: December 2, 2015 

Required Action 

Planning Commission: Review and recommendation 

City Council: Final approval 

 
APPLICABLE DEVELOPMENT CODE REGULATIONS 
Section 04.060 Criteria for Approval 
The Planning Commission should consider the following factors, among others, when reviewing a General Plan amend-
ment: 
1. The effect of the proposed amendment on the character of the surrounding area; 
2. Consistency with the goals and policies of the General Plan; 
3. Consistency and compatibility of the proposed zone with the General Plan land uses of nearby and adjoining proper-

ties; 
4. The suitability of the properties for the uses requested and their suitability for the existing uses identified by the Gen-

eral Plan; 
5. Whether a change in the uses allowed for the affected properties will unduly affect the uses, or proposed uses for near-

by and adjoining properties; 
6. The gain to the public health, safety, and welfare from the existing classification to the proposed amendment; and 
7. The overall community benefit of the proposed amendment. 
 
Section 11.010.  Concept Plan – Applicability: 
The Concept Plan gives the applicant, staff, Planning Commission and City Council an opportunity to discuss the 
project in the conceptual stage.  The applicant can use the Concept Plan meeting to receive direction on project 
layout as well as discuss the procedure for approval, the specifications and requirements that may be required 
for layout of streets, drainage, water, sewerage, fire protection, and similar matters prior to the preparation of a 
more detailed preliminary subdivision plat. 
 
APPLICABLE GENERAL PLAN LAND USE DESIGNATIONS 
 
Commercial (C)  
 
The Commercial land use classification is intended to provide controlled and compatible locations for retail, office and 
business/commercial activities, to enhance employment opportunities, to encourage the efficient use of land, to enhance 
property values and City tax base, and to insure high quality design and function of commercial areas. The Commercial 
classification may typically include retail sales and services, offices and institutional uses.  
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High Density Residential (HDR) 
 
The High Density Residential (HDR) classification provides opportunities for the development of higher density residential 
uses, including single family detached and attached residential units, apartments, condominiums and townhouses with an 
overall density not to exceed 12 dwelling units per acre. The applicable Zoning District classification for HDR is R-3. 
 
HISTORY 
February 10, 1999 – The Lehi West Crossroads Annexation was recorded which included the subject property. 
December 10, 2015 – The Planning Commission reviewed this General Plan amendment and concept plan for Lehi Gate-
way where it was tabled. The Planning Commission made the following motion: 
 

Scott Dean moved to table Edge Land 16’s request for a General Plan Amendment on approximately 8.9 acres of 
property located at 2300 West Main Street changing the land use designation from Commercial to High Density Resi-
dential for the purposes of allowing the builder who has presented a reasonable and interesting and good plan to be 
worked out with the City relative to the sewer issues to the point where we hopefully could have a future meeting on 
this point with the consensus between the developer and the City as to a resolution of these issues if at all possible. 
Second by Kelly Ash. Motion carried 5-2 with Jared Peterson and Donna Barnes opposed.  

 
ANALYSIS 
 
General Plan Amendment: 
 
The applicant is requesting to amend the General Plan land use designation from Commercial to High Density Residential.  
Currently, the entire parcel is designed as Commercial on the General Plan; however the applicant would like to change the 
majority to HDR, leaving an approximately 1.6 acre commercial pad at the intersection.  Doug Meldrum, Economic De-
velopment Director for Lehi City, ran a market analysis for this property to determine whether or not this corner was viable 
for commercial development.  It was determined that the corner is viable for retail and/or service type commercial, but that 
type of commercial is not viable for the entire parcel.  That report is attached to the Commission’s packet. 
 
The applicant has filed a concept concurrent with the General Plan amendment to show how potential development could 
occur if the amendment is approved.  A zone change and water dedication will be required prior to any development ap-
provals. 
 
Concept: 
 
The applicant is requesting review and recommendation for a proposed concept to show the type of development that could 
occur if the General Plan Amendment is approved.  The proposed concept shows an approximately 1.6 acre commercial 
pad with a 20,000 square foot commercial building and an approximately 8.3 acre pad to be development into 60 stacked 
units and 49 townhome units.  The proposed development is brought to the corner of Main Street and 2300 West to create a 
streetwall with parking in the rear.  Gabion baskets with planters and pavers will be added along Main Street to create an 
urban feel, similar to the new Main Street improvements in the historic downtown area.  Also, as per the DRC review, Staff 
recommends using brick as the primary building material on the condos and commercial building along Main Street to 
achieve a more “urban” feel to the project. 
 
RECOMMENDATIONS/POSSIBLE ACTIONS 
 
General Plan amendment: 
 
The Planning Commission may recommend that the City Council approve or deny the General Plan Amendment, or may 
recommend another General Plan Land Use designation.  Please remember to include findings as a part of the motion. 
 
Concept: 
 
The Planning Commission may recommend approval, approval with conditions, or denial of the concept plan.  Please re-
member to include findings as a part of the motion.  The Planning Commission may also advise the applicant of specific 
changes or additions, if any that would be required in the layout as a prerequisite to the approval of the site plan. 
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FINDINGS 
 
General Plan Amendment: 
 
The Lehi City Development Code does not identify specific findings that must be made by the Planning Commission on a 
recommendation of a General Plan amendment.  Although no specific findings are identified by the Development Code, 
staff has prepared the following findings that may be considered as part of the motion: 

1. The proposed amendment to the Lehi City General Plan is/is not detrimental to the public health, safety, and wel-
fare of Lehi City. 

2. The proposed General Plan amendment is/is not in conformance with the purposes, intent, and provisions of the 
General Plan and its various elements. 

3. The proposed General Plan amendment is/is not consistent with the land uses and zoning of nearby and adjoining 
properties. 

4. The proposed General Plan amendment will/will not have a substantial adverse effect on surrounding property. 
5. The affected site is/is not physically suitable in terms of design, location, shape, size, operating characteristics, and 

the provision of public services to accommodate any potential future uses, including all landscaping, loading areas, 
open spaces, parking areas, setbacks, buffering/screening, walls, fences, yards, and other required features. 

6. Additional findings based upon information presented during the public hearing. 
 
Concept: 
 
The Development Code does not identify specific findings that must be considered when approving a concept; however the 
Planning Commission may wish to include the following findings in the motion: 

1. The proposed Concept is consistent with the Lehi City Development Code 
2. The proposed Concept conforms to the goals and policies of the General Plan. 

3. The proposed Concept does not affect the health, safety, welfare, and morals of the City. 
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Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
 

1 of 1 

Lehi Gateway Concept Plan 
DRC Redline Comments 

 
Edge Land – Requests Concept plan review for Lehi Gateway, a 113-unit residential development located at approximately 
2300 West Main Street in a proposed HDR Land Use Designation. (second submittal – date of last review 11/10/15) 
 
DRC Members Present: Brent Thomas, Kerry Evans, Greg Allred, Todd Munger, Kim Struthers, Gary Smith, Mike 

Howell, Ross Dinsdale, Steve Marchbanks 
Representatives of the Applicant Present: Steve Maddox and Jaran Nicholls 
Date of Plans Reviewed: 11/24/15 
Time Start: 2:15 
Time End: 2:30 
 
DRC COMMENTS: 

a) The overhead powerline across the frontage will need to be buried. 
b) There are no waterlines in Main Street 
c) Update the narrative to include an itemized list of things that are being provided in order to justify the increase in 

density/density bonus from 12 units per acre to 14.9 units per acre.  
d) Recommend the use of brick as a hard surface material, and at a higher percentage than the rock currently shows.   
e) The guest parking does not meet the City’s requirement and would require a reduction as per 37.060 item I.  Need 

to provide justification for the reduction.  
f) Recommend as a condition of approval that the commercial building have exceptional architecture that ties into 

the residential, and that it wrap the corner as shown in the concept plan. 
g) 6’ fence will be required along the eastern boundary adjacent to the existing residential/agricultural use. 
h) Coordinate with Staff to look at density bonus items and other layout considerations. 
i) Break-up the roofline on the townhomes to provide additional variation. 

j) Utilities will need to be extended to the site along Main Street. 
k) Utility Master Plan will need to be updated to address the increase in density. 
l) Detention will be required with a discharge of 0.2 cfs per acre 
m) A traffic study will be required at subdivision/site plan and must address access spacing, access type, access 

location, and turn movements in 2300 W. 
n) Main Street is Master Planned with a 102’ right-of-way. 
o) Suggest providing a pedestrian access to Willow Creek Middle School. 
p) With the current commitments based upon the existing General Plan, there is not sewer capacity in 2300 West to 

support the increased density 
q) A soils report will be required at the time of development 

 
THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION DECEMBER 10, 2015  
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Horizon Heights (HTC Pod 27)
Exterior Option B

Roof: Charcoal Shingles
Lap Siding: Khaki Brown
Siding Trim: Cobblestone
Board & Batten: Arctic White
Column/Bands: Arctic White
Stone: Rocky Cliff Uintah 
Ledgestone
Stucco: Dim Light
Exterior Doors: Black
Windows: Arctic White
Railing: Black
Garage Doors: Arctic White
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Larsen-Schoonover-Scott Concept 

Planning Commission Report 

Applicant: Mark Johnson 

Requested Action/Purpose: Review and recommendation on a concept 

Location: 1150 North 300 East 

Project Area: 1.73 Acres 

Existing  Zoning: R-1-8 

Existing General Plan Land Use Designation LDR 

Adjacent Zoning and Land Use: North: R-1-8 Single-family residential 
South: R-1-8 Single-family residential 

East: RA-1 Undeveloped 

West: R-1-8 Single-family residential 

Date of Last DRC Review: January 13, 2016 

Required Action 

Planning Commission: Review and recommendation 

City Council: Final approval 

 
APPLICABLE DEVELOPMENT CODE REGULATIONS 
Section 11.010.  Concept Plan – Applicability: 
The Concept Plan gives the applicant, staff, Planning Commission and City Council an opportunity to discuss the project in the 
conceptual stage.  The applicant can use the Concept Plan meeting to receive direction on project layout as well as discuss the 
procedure for approval, the specifications and requirements that may be required for layout of streets, drainage, water, 
sewerage, fire protection, and similar matters prior to the preparation of a more detailed preliminary subdivision plat. 
 
HISTORY 
June 15, 1872 – This property was a part of the original Lehi City incorporation. 
 
ANALYSIS 
The applicant requests approval of a concept plan for a proposed single family residential development in an existing R-1-8 
Zone. This is a standard subdivision, with no PRD or PUD overlay. Access for the project comes off of 300 East. This 
proposal develops the existing cul-de-sac out and subdivides the northern lots. Each of the four existing homes are to remain. 
The DRC commented that these homes may have to be converted to underground power services.  
 
There are several issues with Lots 2 and 3 meeting the requirements of the R-1-8 zone. Both lots do not meet the 80 feet 
minimum lot frontage requirement, and Lot 3 does not meet the 8,000 square feet minimum lot size requirement. The DRC 
made a comment that one of the two lots need to be eliminated to meet the zoning standards, unless a density in lieu of 
payment option is worked out with the City. There is the potential to allow the reduced lot size and frontages as a density in 
lieu of payment for street improvements if an agreement is worked out with the City. Please consider other DRC comments as 
part of the motion. 
 
ACTION/RECOMMENDATIONS 
The Planning Commission may recommend approval, approval with conditions, or denial of the concept plan.  Please 
remember to include findings as a part of the motion.  The Planning Commission may also advise the applicant of specific 
changes or additions, if any that would be required in the layout as a prerequisite to the approval of the site plan. 
 
FINDINGS 
The Development Code does not identify specific findings that must be considered when approving a concept; however the 
Planning Commission may wish to include the following findings in the motion: 

1. The proposed Concept is consistent with the Lehi City Development Code 
2. The proposed Concept conforms to the goals and policies of the General Plan. 

3. The proposed Concept does not affect the health, safety, welfare, and morals of the City. 
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Lehi City Development Review Committee                                                                                January 13, 2016 
 

 
Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
 

1 of 1 

Larsen-Schoonover-Scott Subdivision Concept 
DRC Redline Comments 

 
Mark Johnson – Requests Concept Plan review of the Larsen-Schoonover-Scott subdivision, a 5-lot residential subdivision 
located at 1150 North 300 East in an existing R-1-8 zone. 
 
DRC Members Present: Glade Kirkham, Kerry Evans, Greg Allred, Kim Struthers, Gary Smith, Ross Dinsdale, Craig 

Barratt 
Representatives of the Applicant Present: Mark Johnson, Elmer Scott, John Larsen, Carmen Larsen, and Rebecca Larsen. 
Date of Plans Reviewed: 1/7/16 
Time Start: 1:45 PM 
Time End: 2:15 PM 
 
DRC REDLINE COMMENTS: 
Brent (Glade) – Power: 
1. The existing homes may have to be converted to underground power services. 
Kerry – Fire: No comments 
Greg – Water/Sewer: 
2. There are existing sewer manholes that require a hard surface access to maintain. 
Todd – Public Works: No comments 
Kim – Planning: 
3. Lots 2 and 3 do not meet the frontage requirement for the R-1-8 Zone of 80’.  Lot 3 also does not meet the minimum 

lot size of 8,000 sq. ft. It appears one of the lots (2 or 3) will need to be eliminated and lot lines adjusted accordingly to 
meet the above stated zoning requirements, unless a density in lieu of payment option is worked out. 

Gary – Building/Inspections: 
4. Soils report will be required at the time of preliminary plat. 
Mike – Public Works: 
5. Show sidewalk and planter strip per Lehi City standards continuing through lots 4 and 5. 
Ross – Engineering: 
6. A potential option to allow the additional lot with reduced lot size and frontages could be allowed as a density in lieu of 

payment for street improvements. 
7. Integral curb, gutter and side walk could be utilized on the local street. 
Craig – Parks: No comments 

 
 
THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION JANUARY 28, 2016 
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Larsen-Schoonover-Scott
Zoning

 Wed Jan 20 2016 11:19:45 AM.
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Larsen-Schoonover-Scott
Aerial

 Wed Jan 20 2016 11:19:24 AM.
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Rockwell Estates Plat B Subdivision Review 

Planning Commission Report 
Applicant: BLJ Construction 

Requested Action/Purpose: Review and recommendation for a proposed preliminary subdivision 

Location: Approximately Grey Hawk Drive and Chestnut Street 

Existing General Plan Designation: Planned Community – High Density Residential 

Existing Zoning: Planned Community 

Existing Land Use: Undeveloped 

Number of Lots:/Units 20 lots 

Adjacent Zoning and Land Use: North: PC – ESA/HDR Undeveloped 

South: PC – LDR Single family residential – Eagle Summit 

East: PC – LDR Single family residential – Rockwell A 

West: PC – HDR Single family residential – Winter Haven 

Date of Last DRC Review: January 13, 2016 

Required Action 

Planning Commission: Review and Recommendation 

City Council: Final Approval 

 
APPLICABLE DEVELOPMENT CODE REGULATIONS 
Section 11.080.  Preliminary Plat Approval Process.  
The review and approval process for a Preliminary Subdivision Plat is identified in the appendix of this code, including 
review by the Development Review Committee, review and recommendation following a public hearing by the Planning 
Commission and review and approval by the City Council.   
 
Section 11.100. Effect of Preliminary Subdivision Plat Approval. 
A preliminary subdivision plat shall not authorize the development of land.  After a preliminary subdivision plat has been 
approved by the City Council, the applicant may file an application for final subdivision plat approval. 
 
HISTORY 
July 26, 1997 – The Deerfield Annexation was recorded and included the subject property. 

December 4, 2000 – The Fox Ridge Area Plan was recorded for what is now Traverse Mountain and designated the subject 
property as a part of the Planned Community zone.  

October 8, 2013 – The Preliminary Plan for the first rendition of Rockwell Estates was approved by the City Council. 

August 12, 2014 – Final subdivision approval for another rendition of Rockwell Estates Plat B was approved by the City 
Council. This approval was initially for 24 townhouse units.  

 
ANALYSIS 
The applicant is requesting review and recommendation for Rockwell Estates Plat B, a 20-lot single-family subdivision 
located at approximately Grey Hawk Drive and Chestnut Street, just west of the recently approved Rockwell Estates Plat A, 
in an existing Planned Community zone. This is a standard subdivision with no PUD or PRD overlay. The lots range in size 
from approximately 7,500-16,200 square feet lined up along a driveway accessed off of Grey Hawk Drive. Since this is 
property is designated as High Density Residential under the Traverse Mountain Area Plan and these are single-family lots, 
all lots meet the minimum lot requirements. The northern portion of this property includes a 50 foot powerline easement 
and an even larger easement for the Powerline Trail. The developer will be responsible for trail improvements for the trail 
areas within this subdivision. The property also includes 4.70 acres of open space, and the DRC noted that the developer 
needs to clarify who will own and maintain this property. The DRC also commented that the developer should show a 
buildable graded pad for each lot to ensure that they are buildable. Please consider other DRC comments as part of the mo-
tion. 
 
ACTION/RECOMMENDATIONS 
The Planning Commission may recommend approval or approval with modifications of the proposed preliminary subdivi-
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sion.  Please remember to include findings and DRC comments as a part of the motion. 
 
PROPOSED FINDINGS 
The Lehi City Development Code does not identify specific findings that must be made by the Planning Commission on an 
approval of a subdivision.  Although no specific findings are identified by the Development Code, staff has prepared the 
following findings that may be considered as part of the motion: 
1. The proposed subdivision is not detrimental to the public health, safety, and welfare of Lehi City. 
2. The proposed subdivision meets the requirements of the Lehi City Development Code in regards to subdivision ap-

provals. 
3. Other findings based upon information presented at the public hearing. 
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Lehi City Development Review Committee                                                                               January 13, 2016 
 

 
Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
 

1 of 1 

Rockwell Estates Plat B 
DRC Redline Comments 

 
 
BLJ Construction – Requests Preliminary Subdivision review of Rockwell Estates Plat B, a 20-lot residential subdivision 

located at approximately Grey Hawk Drive and Chestnut in an existing Planned Community zone. 
DRC Members Present: Glade Kirkham, Kerry Evans, Greg Allred, Todd Munger, Kim Struthers, Gary Smith, Mike 

Howell, Ross Dinsdale, Craig Barratt 
Representatives of the Applicant Present: Matt Brown, Jeff Hutchings, AJ Delpivo, Brandon Jones, Gary Hutchings 
Date of Plans Reviewed: 1/7/16 
Time Start: 3:20 
Time End:  
 
DRC REDLINE COMMENTS: 
Brent – Power:  No comments 
Kerry – Fire:  No comments 
Greg – Water/Sewer:  No comments 
Todd – Public Works:  No comments 
Kim – Planning: 
1. Clarify who will own/maintain the open space shown on the plat 
2. Show a buildable graded pad for each lot to ensure that they are buildable 
3. Show fencing in the rear of the double frontage lots (lot 1-13) along Grey Hawk as per Traverse Mountain CC&Rs 
Gary – Building/Inspections: 
4. Add a note on the plans that any retaining wall over 4 feet will require a building permit 
Mike – Public Works:  No comments 
Ross – Engineering:  No comments 
Craig – Parks: 
5. Provide revegetation plan 

 
 
THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION JANUARY 28, 2016 
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Rockwell Estates Plat B
Zoning

 Wed Jan 20 2016 03:58:04 PM.

-67-

#5.1



Rockwell Estates Plat B
Aerial

 Wed Jan 20 2016 03:57:31 PM.
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Fox Brothers Office Warehouse Conditional Use and Site Plan Approval 

Planning Commission Report 
Applicant: Ben Hunter 

Requested Action/Purpose: Approval of a site plan and conditional use 

Location: 459 North 500 West 

Project Area: 1.04 acres 

Existing zoning: Light Industrial 

General Plan Designation: Light Industrial and Medium Density Residential 

Existing Land Use: Undeveloped 

Surrounding Zoning and Land Use: North: A-1 Undeveloped 
South: A-1 and LI Lehi City Facilities 

East: A-1 and R-1 Undeveloped, Single-family residential 

West: A-1 Lehi City Facilities 

Date of Last DRC Review: January 13, 2016 

Required Action 

Planning Commission: Final approval 

City Council: None 

 
APPLICABLE DEVELOPMENT CODE REGULATIONS 
Section 09-050 (B) from the Lehi City Development Code states that in approving a conditional use permit, the 
Commission may impose such reasonable conditions or restrictions as it deems necessary to secure the purposes of 
the Lehi City General Plan and this Code, and to assure the operation of the use in a manner compatible with the 
aesthetics, mass, bulk and character of existing and potential uses in the general vicinity.  These conditions may in-
clude: 
1. That the site will be suitable landscaped and maintained and that the design, setbacks, fences, walls, and buffers 

of all buildings and other structures are adequate to protect property and preserve and/or enhance the appear-
ance and character of the area. 

2. That all buildings or other structures are architecturally attractive and add to the quality of the area. 
3. Provision of parking facilities, including vehicular ingress and egress and the surfacing of parking areas and 

driveways to specified standards. 
4. Street and highway dedication and improvements, including sidewalks, curbs, and gutters. 
5. Water supply and fire protection. 
6. The mitigation of nuisance factors such as noise, vibrations, smoke, dust, dirt, odors, gases, noxious matter, 

heat, glare, electromagnetic disturbances and radiation. 
7. The regulation of operating hours for activities affecting normal neighborhood schedules and functions. 
8. Regulation of signs. 
9. Provisions for a guarantee, bond, or other surety that the proposed conditional use will be maintained and oper-

ated in compliance with all approval, conditions, and requirements. 
Such other conditions determined necessary by the Commission to allow the establishment and operation of the pro-
posed conditional use in an orderly and efficient manner and in compliance with all elements of the General Plan, 
and the intent and purpose of this Code. 
 
HISTORY 
June 15, 1872 – The subject property was included within the original Lehi City annexation.  
 
ANALYSIS 
The applicant is requesting site plan and conditional use approval for Fox Brothers Office Warehouse located at 459 
North 500 West in an existing Light Industrial zone. The Development Code classifies office/warehouse as a permit-
ted use, however the outdoor storage of materials, products, and equipment incidental to a permitted use requires 
conditional use approval. The proposed use will include tenants in the construction industry who will perform auto-
mobile repairs, which also requires conditional use approval.  
 
The two Fox Brothers Properties parcels total 3.67 acres, although only 1.04 acres of the property are proposed to be 
developed at this time. The Site Plan indicates that 2.13 acres of the property will remain “undisturbed,” however 
the narrative indicates that the remaining parcel outside of the 1.04 acres being developed will be used as storage for 
vehicles and equipment. If this is true, the applicant must revise the Site Plan to show this use with the proper buff-
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ering and screening requirements being met. If the proposed use will occupy any of the remainder of the property, 
including for parking vehicles and storing vehicles and/or equipment, adequate buffering, fencing, and screening 
will be required along the entire property, not just the developed portion, according to Section 12.080 of the Lehi 
City Development Code. This includes a 6 foot fence, a 12 foot buffered area, and trees being planted every thirty 
feet along the edge of the property. 
 
The developer is requesting an exception to the 51 percent hard surface requirement in the Lehi City Design Stand-
ards. At the DRC review, staff recommended that an exception not be granted to the building materials requirement 
to allow more than 49% of the metal paneling.  It is staff’s opinion is that the metal siding does not maintain the 
quality feel that the design standards are trying to accomplish. Also, the proximity to residential uses should be con-
sidered, where the use of additional rock or brick would be more compatible. The DRC also noted that in relation to 
the proposed elevations, the developer needs to revisit the proposed vertical elements for the wall variations. The 
DRC commented on the matter as follows: “They don’t seem to connect to the rest of the building, especially the 
center one in the front elevation.  Staff has provided some suggested modifications that could meet the intent of the 
design standards, or the applicant needs to consult with an architect.”  Please consider other DRC comments as part 
of the motion. 
 
RECOMMENDATIONS/POSSIBLE ACTIONS 
In approving a conditional use application the Planning Commission may impose such requirements and conditions 
with respect to location, construction, maintenance, operation, site planning, traffic control and time limits for the 
conditional use permit as deemed necessary for the protection of adjacent properties and the public interest.  The 
Commission may require guarantees or other evidence that such conditions are being, or will be, met and complied 
with.  The Planning Commission may approve or approve with conditions this request for conditional use permit and 
site plan approval.  Any conditions or requirements as well as findings (reason and justification) for approval must 
be included in the Planning Commission’s motion. 
 
FINDINGS 
Section 09.050 (A) of the Development Code states: The Commission may grant a conditional use permit in compli-
ance with the Development Code, and recognizing the requirements of Chapter 12 and Chapter 13 of the Code if, 
from the application and the facts presented at the public hearing, it finds: 
1. The proposed use, at the proposed location, will not be detrimental or injurious to property or improvements in 

the vicinity and will not be detrimental to the public health, safety, general welfare or convenience. 
2. The proposed use will be located and conducted in a manner in compliance with the goals and policies of the 

Lehi City General Plan and the purposes of this Code. 
3. That the property on which the use, building, or other structure is proposed to be established is of adequate size 

and dimensions to permit construction of the facilities and the conduct of the use in such a manner that it will 
not be detrimental to adjoining properties and the area. 

4. Additional findings based upon information presented during the public hearing. 
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Fox Brothers Office/Warehouse Site Plan and Conditional Use 
DRC Redline Comments 

 
Ben Hunter – Requests Site Plan and Conditional Use review for Fox Brothers Office/Warehouse to be located at 459 

North 500 West in an existing Light Industrial zone. (second submittal – date of last review 12/9/15) 
DRC Members Present: Glade Kirkham, Kerry Evans, Greg Allred, Kim Struthers, Gary Smith, Ross Dinsdale, Craig 
Barratt 
Representatives of the Applicant Present: Brent Fox, Ben Hunter, Brian Fox 
Date of Plans Reviewed: 1/7/16 
Time Start: 4:15 
Time End:  
DRC REDLINE COMMENTS: 
Brent – Power: 
Kerry – Fire: 
Greg – Water/Sewer: 
1. Change the culinary line note to CTS Poly (instead of C200) 
2. Reconfigure culinary water service  
3. On the curb catch tying into the 36-inch storm drain, approval from Lehi Irrigation Company will be required 
Todd – Public Works: No comments 
Kim – Planning: 
4. Planning Staff recommends that an exception not be granted to the building materials requirement to allow more than 

49% of the metal paneling.  Staff’s opinion is that the metal siding does not maintain the quality feel that the design 
standards are trying to accomplish. Also, the proximity to residential uses should be considered, where the use of 
additional rock or brick would be more compatible. 

5. On the wall variations, revisit the proposed vertical elements.  They don’t seem to connect to the rest of the building, 
especially the center one in the front elevation.  Staff has provided some suggested modifications that could meet the 
intent of the design standards, or the applicant needs to consult with an architect. 

Gary – Building/Inspections: 
6. Add sampling manhole to the grease trap detail 
Mike – Public Works:  No comments 
Ross – Engineering: 
7. Provide a cross section of the detention pond including the outlet piping 
Craig – Parks: 
8. Reduce the amount of rock in the detention area 

 
PRIOR TO PRECONSTRUCTION MEETING: 
1. Provide an engineer’s cost estimate for the cost of all improvements. 
2. Escrow or Letter of Credit Bond Agreement and Public/Private Improvement Agreement for all public and private 

improvements must be in place. 
3. Reimbursement Agreement for any reimbursable improvement items must be in place. 
4. Provide a title report to be reviewed by Lehi City Attorney. 
5. Surveyor’s and engineer’s stamps on construction drawings. 
6. New property line adjacent to existing roads must be staked and reviewed by the City. 
7. Provide signed easement verification sheet. 
8. Warranty deed/title insurance (500 West road right of way).  Title insurance policies on each to be obtained through 

Marnae at Keystone Title 801-610-1670 
9. New project startup form for Lehi City Storm Water 
10. Address comments from Planning Commission approval 
 
DRC GENERAL COMMENTS: 
1. On the power, developer will install conduit; Lehi City Power will install all other required power infrastructure shown 

on the plans and charge the developer for the costs.  These costs are separate from power impact fees that are paid with 
the building permit. 
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2. Once approved by the Planning Commission plans may be submitted for check-off. Check-off plans consist of one 
24x36 set of plans submitted to the Planning Department.  When changes need to be made to a check-off set, revise the 
affected sheets only.  Each new submittal will require a revision date on each new sheet. 

3. Prior to the pre-construction meeting, Lehi City Staff will make copies of plans for the meeting from the check-off set 
and the developer will pay fees for the copies.   

4. All signage will require a separate review and approval process 
5. The approval of a development shall be effective for a period of two (2) years from the date the development is 

approved by the Planning Commission 
 
THIS ITEM WILL BE SCHEDULD FOR PLANNING COMMISSION JANUARY 28, 2016 
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Fox Brothers Office Warehouse
Zoning

 Thu Jan 21 2016 03:48:37 PM.
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Aerial
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	AGENDA
	1. CALL TO ORDER
	2. OPENING OF PUBLIC HEARING ITEMS (Public input and Planning Commission action will be taken after the Consent and Regular Agenda items)
	3. CONSENT AGENDA
	3.1 Approval of minutes from the January 7, 2016 meeting.
	[01072016 WS.pdf]
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	4. REGULAR AGENDA
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	[Edge GP SIRE.pdf]

	4.2 *Edge Land 16 – Requests Concept Plan review and recommendation for Willow Creek, a 113-unit residential development located at approximately 2300 West Main Street. (Tabled from the December 10, 2015 meeting) 
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	4.3 *Mark Johnson – Requests Concept Plan review and recommendation of the Larsen-Schoonover-Scott subdivision, a 5-lot residential subdivision located at 1150 North 300 East in an existing R-1-8 zone.
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	5. PUBLIC HEARINGS
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	[Rockwell SIRE.pdf]

	5.2 Ben Hunter – Requests Site Plan and Conditional Use approval for Fox Brothers Office/Warehouse to be located at 459 North 500 West in an existing Light Industrial zone.
	[Fox Brothers SIRE.pdf]
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